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28 July 2021 

Our Ref: 11535 - Ltr - 136-148 Edgecliff Rd - VPA_280721.docx  

Edgecliff Central Pty Limited 

Attention: Andrew Boyarsky 

Dear Andrew, 

POTENTIAL PLANNING AGREEMENT OFFER 
PLANNING PROPOSAL – 136-148 NEW SOUTH HEAD ROAD, EDGECLIFF 

I refer to our recent discussion regarding the planning proposal for the site at 136-148 New South 
Head Road, Edgecliff, and your request for advice on suggested key terms for a potential planning 
agreement offer in connection with the planning proposal.  

This letter outlines suggested key terms in response to your request. In doing so, it considers the 
following: 

 relevant Council advice, policies and plans 

 NSW Government policy and practice  

 the recent experience of other councils that previously proposed value capture / community 
infrastructure schemes. 

Suggested key terms relate to a monetary contribution, the timing of payment, application of section 
7.11 and section 7.12 contributions, and the provision of affordable housing.  

1. Pre-application consultation advice 

Edgecliff Central Pty Ltd is intending to lodge a planning proposal for the site and recently sought 
pre-application advice from Council. 

The pre-application submission proposed amending Woollahra Local Environmental Plan 2014 to 
increase the maximum building height from 14.5 metres to 66 metres and increase the maximum 
floor space ratio from 1.5:1 to 6:1. Section 8 of Council’s pre-application advice dated 12 April 2021 
recommends any proposed building height be reduced to 12 storeys and have a maximum FSR of 
4.5:1 to 5:1. It is understood Edgecliff Central Pty Ltd intends to lodge a planning proposal that 
complies with these limits. 

The site is 1,748 square metres in area and is zoned B4 Mixed Use. Existing development on the site 
comprises a two-storey former bank building, a three-storey residential flat building, a semi-
detached two-storey commercial building, and a two-storey commercial building. 

Relevant parts of Council’s pre-application advice dated 12 April 2021 are outlined below. 
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1.1 Voluntary Planning Agreement 

Section 9 advised: 

Woollahra Voluntary Planning Agreement Policy 2020 (VPA Policy) was adopted by Council 
on 10 February 2020. Under this policy, Council may consider entering into a planning 
agreement where there will be an opportunity or likely requirement for a development 
contribution, including requests for planning proposals seeking a change to Woollahra LEP 
2014 to facilitate the carrying out of development. 

If approved, the proposed increase in Height of Buildings and FSR standards will 
substantially increase the development potential of the site and hence its land value. With 
this in mind, Council anticipates negotiating a planning agreement prepared in accordance 
with the VPA Policy, to share in this value uplift for the community’s benefit. We emphasise, 
however, that the strategic merit of a planning proposal must be fully justified and the 
Council would need to support the requested changes. 

Council prefers that negotiations for a planning agreement commence before the 
lodgement of a request for a planning proposal. Further, the VPA Policy seeks to separate 
the role of Council as an asset manager and planning authority to ensure probity. In this 
regard, please contact the Director – Technical Services to discuss the requirements for a 
planning agreement. It is noted that additional documentation may be required to inform 
the negotiations. 

1.2 Community services 

Section 8.6 advised: 

The Woollahra Community Facilities Study (adopted 29 September 2020) identifies the need 
for a multipurpose facility in the Western Catchment of the Woollahra LGA. The study 
recommends that the facility should be a minimum of 2,000 - 2,500sqm in size and be 
adaptable for increased demand over time. Page 65 of the study states: 

Strategic Opportunities for Delivery 

8.2.3 Provide a new integrated multipurpose facility in the Western Catchment 

A primary and pressing issue revealed through the community needs analysis is the 
forecast gap in provision in the Western Catchment, which is linked with the 
uncertainty over the future of the arrangement for the provision of a library in the 
City of Sydney-owned Paddington Town Hall. 

The provision of a new integrated multipurpose facility could be located within the 
Edgecliff Economic Corridor area in partnership with future developers (e.g. via a 
Voluntary Planning Agreement or joint venture). Future uplift and development in 
this location over time will increase the pressure on local community facilities and 
further strengthen the need for a new integrated multipurpose facility. 

The site is located within the Western Catchment and, if developed, will increase the demand 
for local community facilities. 
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The indicative development concept submitted as part of the pre-application planning 
proposal request locates a multi-purpose community facility in the heritage-listed item at 
136 New South Head Road. Any proposed multi-purpose community facility must be flexible 
to allow for a range of uses. The indicative location of the lift at the rear of the property 
would result in a majority of the functional space being used for circulation and is not 
supported. Appropriate parking arrangements for any proposed community facilities must 
also be considered. 

A development of this scale should also consider the inclusion of child care facilities to 
address the increased demand. 

The applicant should contact relevant Council staff to discuss the opportunities for a 
planning proposal request to incorporate the provision of local community facilities and / 
or the dedication of floor space for a facility. This may be considered in the voluntary 
planning agreement negotiations, as discussed in Section 9. 

1.3 Affordable housing 

Section 8.7 indicated “A development of this scale should include affordable housing as a minimum 
of 5% of the new residential GFA achieved.” 

2. Draft Edgecliff Commercial Centre Planning and Urban Design Strategy 

The Draft Strategy is on exhibition from 31 May until 3 September. Relevant provisions relate to 
affordable housing, community facilities, suggested LEP amendments and development 
contributions. These are outlined below. 

2.1 Affordable housing 

Section 5.9 indicates affordable housing must be provided at a minimum rate of 5 per cent of new 
residential gross floor area. The delivery of affordable housing will be encouraged through a range 
of mechanisms including the Woollahra Voluntary Planning Agreement Policy and a new clause in 
the Woollahra LEP 2014. 

2.2 Community facilities 

Section 5.8 indicates development uplift on amalgamated sites must be accompanied by community 
infrastructure. The subject site is not shown in the draft strategy as a site identified site for 
amalgamation, however, the planning proposal for the subject site will facilitate amalgamation. 

The draft strategy does not propose to locate any specific infrastructure on the subject site. It 
proposes public art on the adjacent intersection of Darling Point Drive and New South Head Road, 
to mark the entrance to the commercial centre from the north. 

Section 5.8 also indicates the recommendations of the Woollahra Community Facilities Study 
(adopted September 2020) will be considered while determining the types of community facilities 
required for the strategy. This is discussed in the following subsection.  
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Further, Council will investigate a range of mechanisms to facilitate the delivery of community 
infrastructure. This may include planning agreements and/or section 7.11 and section 7.12 local 
infrastructure contributions plans. 

2.3 Suggested LEP amendments 

Section 6 outlines suggested LEP amendments. It suggests a new local provision to facilitate higher 
density development regarding the Height of Buildings and Floor Space Ratio only if development 
meets certain criteria: 

 Suitable site amalgamation 

 Design excellence 

 Delivery of community infrastructure 

 Consistency with the Edgecliff Planning and Urban Design Strategy. 

It also suggests an LEP amendment to deliver affordable housing at a minimum rate of 5 per cent of 
new residential GFA. 

2.4 Development contributions 

Section 6 indicates all development in the Edgecliff Commercial Centre must contribute to the 
delivery of community infrastructure, public open space, public domain and community facilities. 

Council will investigate the most appropriate development contributions mechanism. This may 
include planning agreements and/or section 7.11 and 7.12 development contributions plans. 

2.5 Woollahra Community Facilities Study 

The Woollahra Community Facilities Study was adopted by Council in September 2020.  

Edgecliff is located in the study’s western catchment. Appendix B of the study identifies an option to 
provide a new integrated multipurpose building (including library space, community meeting rooms 
and rooms for hire) on either a new site in the western catchment or as part of a future mixed use 
development in Edgecliff. The study estimates the construction and fitout cost of the facility at 
approximately $12.35 million. 

3. Current Council policies and plans 

3.1 Planning Agreement Policy 

Section 4.3 of Council’s Planning Agreement Policy adopted in February 2020 relates to value 
capture. It indicates: 

 Council will seek to capture 50 per cent of land value uplift in connection with planning 
proposals. 



 

 

5 

11535 - Ltr - 136-148 Edgecliff Rd - VPA_280721.docx 
July 2021 

 The developer will be required to provide the Council with sufficient details, costs and 
valuations to determine a realistic figure for the residual land values under the existing and 
altered statutory planning controls. Documentation provided to the Council is to be verified 
by a certified practicing valuer or a qualified and experienced land economist or both if 
necessary. 

 The VPA Officer may engage an independent land economist and other specialists to review 
information provided by the developer. Costs incurred by the Council will be met by the 
developer. 

 In negotiating a planning agreement which includes a land value capture component, the 
Council may vary the development contribution, including the monetary contribution, 
having regard to the effect of the contribution on: 

o the economic viability of a proposed development on the site, 

o the particular attributes, conditions or location of the site, 

o the type of a proposed development, 

o other circumstances that are identified. 

3.2 Local infrastructure contributions plans 

Section 94 Contributions Plan 2002 (June 2008 Amendment) 

Council’s relevant applicable local infrastructure contributions plan is its Section 94 Contributions 
Plan 2002 (June 2008 Amendment). Under that plan, average contributions payable for development 
at the subject site is estimated by GLN Planning at approximately $2,000 per dwelling. Based on the 
41 dwellings currently indicated in the planning proposal concept scheme, this equates to a total 
contribution of approximately $82,000. 

Woollahra Section 94A Development Contributions Plan 2011 

Woollahra Section 94A Development Contributions Plan 2011 also applies to the site but it does not 
appear to apply to new residential development. Under this plan contributions are calculated at 1 per 
cent of the development cost. We note that only one type of contribution, section 7.11 or section 
7.12 contributions can be applied to any one development. For a mixed-use development only 
section 7.11 or section 7.12 contributions can be applied, but not both. 

Draft Woollahra Section 7.12 Development Contributions Plan 2021 

The Draft Woollahra Section 7.12 Development Contributions Plan 2021 was exhibited from 2 June 
to 2 July 2021. It has been prepared to replace and repeal the existing Woollahra Section 94A 
Development Contributions Plan 2011, and will apply to all land within the Municipality of Woollahra. 

Under the plan, contributions are generally calculated at 1 per cent of the development cost over 
$200,000. 

The draft plan includes an updated works schedule but does not include any works in Edgecliff 
Commercial Centre. 
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3.3 Draft Woollahra Affordable Housing Policy 2021 

Council’s Environmental Planning Committee considered the Draft Woollahra Affordable Housing 
Policy 2021 at its meeting on 15 June 2021.  

The Draft Policy’s relevant objectives include maintaining and increasing the supply of affordable 
rental housing for key workers and essential workers and ensuring planning controls facilitate the 
supply of new affordable housing that is appropriately designed and located.  

Mechanisms cited in the Draft Policy include State Environmental Planning Policy (Affordable Rental 
Housing) 2009, State Environmental  Planning Policy No 70 – Affordable Housing (Revised Schemes) 
(SEPP 70) and planning agreements.  

The Draft Policy notes that precincts such as Edgecliff commercial centre are currently the only areas 
where a contributions scheme per SEPP 70 may be applied, and then only if Council supports 
development uplift for the precinct. 

 The Draft Policy’s relevant actions include: 

 Contributions scheme – prepare an affordable housing contribution scheme for areas 
experiencing uplift consistent with SEPP 70 and the relevant guidelines. Edgecliff commercial 
centre is identified as a possible location. 

 LEP aims – prepare a planning proposal to update the aims of the Woollahra LEP 2014 to 
encourage the provision of affordable housing. 

 Contributions scheme / inclusionary zoning – advocate for contributions reform to permit 
the preparation of affordable housing contributions scheme for all new apartment 
developments. Inclusionary zoning is cited as an example that requires developers to 
provide a proportion of new developments as affordable housing. 

4. NSW policy and practice 

4.1 NSW Planning Agreements Practice Note 

The Department released its Planning Agreements Practice Note in February 2021. Department’s 
Practice Note includes provisions relating to value capture and affordable housing. Relevant 
provisions are outlined below. Under clause 25B of the Environmental Planning and Assessment 
Regulations 2000 a council must “consider” any relevant practice note when negotiating planning 
agreements. 

Value capture 

As noted in section 3.1 of this letter, Council’s Planning Agreement Policy includes provisions related 
to value capture. This includes that Council will seek to capture 50 per cent of land value uplift in 
connection with planning proposals and that Council may vary the value capture contribution having 
regard to the effect of the contribution on certain specified matters including the economic viability 
of a proposed development on the site. 
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The Department’s Practice Note indicates value capture should not be the primary purpose of a 
planning agreement and they should not be used as a means of general revenue raising or to 
overcome revenue shortfalls. Relevant extracts are outlined below. 

2.1 Fundamental principles 

A planning agreement cannot and should not purport to fetter any authority’s exercise of 
statutory functions, in particular the function of a relevant planning proposal authority in 
relation to a planning proposal, a local plan-making authority in relation to the local 
environmental plan that gives effect to a planning proposal or the consent authority for a 
development application.  

… 

Planning authorities and developers that are parties to planning agreements should adhere 
to the following fundamental principles.  

 Planning authorities should always consider a development proposal on its merits, not 
on the basis of a planning agreement. 

 Planning agreements must be underpinned by proper strategic land use and 
infrastructure planning carried out on a regular basis and must address expected growth 
and the associated infrastructure demand. 

 Strategic planning should ensure that development is supported by the infrastructure 
needed to meet the needs of the growing population. 

 Planning agreements should not be used as a means of general revenue raising or to 
overcome revenue shortfalls. 

 Planning agreements must not include public benefits wholly unrelated to the particular 
development. 

 Value capture should not be the primary purpose of a planning agreement. 

2.3 Value capture  

In general, the use of planning agreements for the primary purpose of value capture is not 
supported as it leads to the perception that planning decisions can be bought and sold and 
that planning authorities may leverage their bargaining position based on their statutory 
powers.  

Planning agreements should not be used explicitly for value capture in connection with the 
making of planning decisions. For example, they should not be used to capture land value 
uplift resulting from rezoning or variations to planning controls. Such agreements often 
express value capture as a monetary contribution per square metre of increased floor area 
or as a percentage of the increased value of the land. Usually the planning agreement would 
only commence operation as a result of the rezoning proposal or increased development 
potential being applied. 
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Council’s pre-application advice that “Council anticipates negotiating a planning agreement 
prepared in accordance with the VPA Policy, to share in this value uplift for the community’s benefit” 
appears inconsistent with value capture provisions in the Department’s Planning Agreement Practice 
Note as outlined above. 

Affordable housing 

The Practice Note indicates that State Environmental Planning Policy No. 70 - Affordable Housing 
(Revised Schemes) (SEPP 70) is the enabling mechanism for securing affordable housing 
contributions through imposing a condition of consent.  

To secure contributions through this pathway, councils must establish an affordable housing 
contribution scheme and arrange for the relevant local environmental plan to be amended to 
authorise the imposition of the condition. Environmental Planning Assessment (Planning 
Agreements) Direction 2019 sets out the matters to be considered by council if negotiating a 
planning agreement which provides for affordable housing. 

4.2 Environmental Planning Assessment (Planning Agreements) Direction 2019 

The Minister for planning issued a direction to all local councils regarding planning agreements and 
affordable housing in February 2019.  

The direction applies to a council if it is negotiating the terms of a proposed planning agreement 
that includes provision for affordable housing in connection with a development application or 
proposed development application. 

Under the direction, councils are required to consider various matters, including the following: 

 Whether the consent authority for the development application is authorised by a local 
environmental plan to impose an affordable housing condition on a grant of development 
consent to the application 

 Whether it is proposed that the planning agreement provide for affordable housing 
(including by making a monetary contribution for that purpose) instead of local 
infrastructure contributions that may be imposed under section 7.11 or section 7.12 of the 
Act 

 The terms of any affordable housing contributions scheme for dedications or contributions 
set out in or adopted by a local environmental plan 

 Having regard to the various matters (including those listed above), whether it is reasonable 
for the planning agreement to include a contribution of the value proposed by the council 
for the purpose of affordable housing. 

The direction also indicates that before entering into a planning agreement in connection with the 
provision of affordable housing, a council must prepare and publish, or otherwise make publicly 
available, a policy setting out the circumstances to which they make seek to negotiate a planning 
agreement where the consent authority for development in a local government area is authorised 
to impose an affordable housing condition. 
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The direction does not refer to planning proposals. The direction implies a preference for planning 
agreements in connection with development applications to include contributions towards 
affordable housing where an affordable housing condition is authorised by a local environmental 
plan. Currently only a small number of councils’ LEPs, including the City of Sydney and Willoughby, 
include provisions for affordable housing conditions. Woollahra LEP 2014 does not include such a 
provision.  

It is unclear whether the intent of the direction is to apply similar principles to planning proposals, 
that is, discourage planning agreements requiring affordable housing where the council’s LEP does 
not include affordable housing provisions. 

4.3 Other Councils’ experience 

City of Sydney 

The City of Sydney previously proposed a community infrastructure (value capture) scheme in 
Central Sydney as part of its Central Sydney Planning Strategy. More recently, the City abandoned 
its proposed community infrastructure scheme in favour of amending its existing Central Sydney 
development contribution plan to include a higher contribution rate. It is understood the City is 
doing this as the Department did not support its proposed community infrastructure scheme. 

Under the existing Central Sydney Development Contributions Plan 2013, contributions are 
calculated at 1 per cent of the development cost over $200,000. Under the Draft Central Sydney 
Contributions Plan 2020, contributions are calculated on a sliding scale up to 3 per cent of the 
development cost over $1 million. The draft plan has been publicly exhibited and submitted to the 
Department for post-exhibition approval. The Department’s approval must be sought as the 
proposed contribution rate is above 1 per cent. If the Department approves the proposed rate it will 
need to amend the Environmental Planning and Assessment Regulations 2000. 

It is noted that the City also requires affordable housing contributions in Central Sydney, in addition 
to local infrastructure contributions. The contribution may be satisfied by dedication of dwellings or 
by making an equivalent monetary contribution. 

Under Sydney LEP 2012, affordable housing contributions are calculated at 3 per cent of the total 
floor area that is to be used for residential uses and 1 per cent for non-residential uses. The equivalent 
monetary contribution is $10,588 per square metre. This is subject to indexation. 

Parramatta Council 

Parramatta Council previously proposed a phase 1 value share rate of $250 per square metre in 
connection with its Parramatta CBD Planning Strategy but has since abandoned this and is now 
pursing an increase to its section 7.12 local infrastructure contributions in lieu of value sharing. 

The Department, in its approval of the Parramatta CBD Planning Proposal in July 2020 to go on 
public exhibition, allowed the draft community infrastructure provisions to be retained for the 
purposes of exhibition, but noted that “further resolution of this matter will be required at the 
finalisation of the planning proposal”. This was because the Department noted that the “draft 
planning agreements policy framework released by the Department in April 2020 provides a point 
of tension in applying Council’s intended approach”. The planning agreements practice note was 
only a draft at that time but has since been finalised by the Department, in February 2021. 
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The Council officers report of 15 June 2021 recommended that as a part of the resolution in finalising 
the CBD Planning Proposal, Council also resolve to prepare a new section 7.12 contributions plan 
with a higher levy, so as to send a clear message to the market and community that whilst the ‘value 
sharing’ system (through the provision of community infrastructure) is being removed, infrastructure 
funding will still be pursued through this alternate funding pathway.  

Contributions in Parramatta CBD are currently calculated at three per cent of the development cost.  

To preserve the original intent of the exhibited CBD Planning Proposal, officers also recommended 
that rather than completely removing the original community infrastructure clause and base and 
incentive FSR maps, the clause instead be amended to include compliance with key community 
infrastructure principles in order to access the incentive FSR. The recommended key community 
infrastructure principles, as endorsed by Council on 15 June 2021, are: 

 Public access to the community infrastructure network has been maximised in the design of 
the development. 

 There is appropriate community infrastructure in place or planned to meet the needs of the 
proposed development acknowledging the additional density permissible under this clause. 

 The development includes community infrastructure where the size of the site, the location 
of the site, and the nature of the development will allow for the provision of that community 
infrastructure. 

Regarding affordable housing, Council’s policy under its Affordable Rental Housing Policy 2019 is 
that 10 per cent of land value uplift in all areas outside the Parramatta CBD will be captured by 
Council for the purpose of providing affordable rental housing. Council does not require affordable 
housing contributions in Parramatta CBD. 

Randwick City Council 

Randwick Council previously proposed a community infrastructure rate of $475 per square metre of 
additional residential floor space as part of the Kensington to Kingsford corridor planning proposal.  

The Council submitted a draft strategy to the Department in December 2016. The Department issued 
a gateway determination on 5 March 2018 which included several conditions, one of which (condition 
1(c)) required draft Community Infrastructure Contributions clause be removed.  

The planning proposal was finalised on 14 August 2020. The community infrastructure clause says 
that a development can obtain additional building height or additional floor space if it includes 
community infrastructure on the development site. 

Willoughby City Council 

Willoughby Council proposed a value sharing / community infrastructure scheme as part of its 
Chatswood CBD Planning and Urban Design Strategy 2036.  

In a letter dated 9 August 2019 the Department advised Council that it partially endorsed the draft 
CBD Strategy, and recommended that Council revise the strategy and resubmit it to the Department. 

One of the matters that the Department advised Council to revise related the funding and delivery 
of infrastructure, that is: 
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“Council is only to utilise appropriate mechanisms within the parameters of the 
Environmental Planning and Assessment Act 1979 for the provision of local infrastructure to 
support new development such as revisions to its Section 7.12 or Section 7.11 Plans or 
inserting a new clause in Willoughby LEP 2012 for the delivery of on-site essential 
infrastructure. No value capture mechanism or the like will be supported by the 
Department.” 

Contributions are currently calculated at three per cent of the development cost over $200,000. 

Under Willoughby LEP 2012, affordable housing contributions are calculated at 4 per cent of the total 
residential floor space. 

4.4 NSW infrastructure contributions review 

In April 2020, the Minister for Planning and Public Spaces requested the NSW Productivity 
Commissioner to undertake a review of the infrastructure contributions system in New South Wales. 

The Commission’s Final Report was released on 3 December and made 29 recommendations for 
reform. Relevant recommendations include: 

 Amend the local government rate peg to reflect population growth 

 Amend the maximum rate for section 7.12 contributions as follows: 

o $8,000 per additional dwelling for accommodation in residential flat buildings (the 
Commission’s report indicates this is intended to approximate to 3 per cent of the 
development cost) 

o $35 per square metre of additional gross floor area for commercial uses 

o $25 per square metre of additional gross floor area for retail uses 

 Defer payment of contributions to the occupation certificate stage, including extending 
permanently the Environmental Planning and Assessment (Local Infrastructure 
Contributions – Timing of Payments) Direction 2020 that was introduced as a temporary 
measure in response to the COVID-19 pandemic. 

In March 2021 the Government accepted all 29 recommendations in the Commission’s Final Report. 
It is understood the Department is aiming to release draft provisions in the coming months so the 
changes can commence towards the middle of 2022. 

5. Key terms for a potential planning agreement 

Previous discussion indicates Council’s preference for a value capture contribution to be provided 
through a planning agreement is inconsistent with the Department’s policy and practice and recent 
experience of other councils. 

However, the provision of infrastructure specifically on development sites has been deemed 
acceptable. Woollahra Council policies propose the provision of a multipurpose community facility 
of 2,000 to 2,500 square metre in Edgecliff Commercial Centre; the Draft Edgecliff Commercial Centre 
Planning and Urban Design Strategy identifies the need for additional infrastructure but does not 
identify the need for infrastructure specifically on the subject site. 
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It is understood that the site includes a heritage building and is too constrained to accommodate a 
multipurpose community facility or any meaningful public space and other sites nearby may be more 
suitable. 

It is unclear if Council’s request for 5 per cent of new residential floor space to be provided as 
affordable housing is consistent with the intent of the Environmental Planning Assessment (Planning 
Agreements) Direction 2019, noting Woollahra LEP 2014 does not include provisions relating to 
affordable housing contributions. 

Despite these limitations, it is understood the applicant wishes to ensure the planning proposal 
results in an appropriate and balanced public infrastructure outcome that is also broadly consistent 
with wider policy, practice and experience.  

That being the case, potential key terms for a planning agreement offer could include: 

 Monetary contribution – payment of a monetary contribution calculated at 1 per cent of the 
development cost 

 Application of section 7.11 and section 7.12 contributions – the monetary contribution is 
provided instead of providing a section 7.11 or section 7.12 contribution 

 Timing of payment – the monetary contribution is paid prior to the issue of an occupation 
certificate.  

 Affordable housing contribution – payment of a contribution equivalent to the value of 3 per 
cent of proposed residential floor space  

 Other terms – other terms to be agreed during drafting but expected to be generally in 
accordance with Council’s standard requirements and planning agreement template. 

Each component is discussed separately below. 

5.1 Monetary contribution 

As noted, the offer could include payment of a monetary contribution calculated at 1 per cent of the 
development cost, to be applied towards local public amenities and services.  

This would result in a contribution that is more than the contribution otherwise required under 
Council’s existing Section 94 Contributions Plan 2002 (June 2008 Amendment). As noted, analysis 
suggests the contribution required for development on the site under this plan would likely equate 
to less than 0.5% of the development cost.  

It is consistent with the contribution that would be required if Woollahra Section 94A Development 
Contributions Plan 2011 or Draft Woollahra Section 7.12 Development Contributions Plan 2021 is 
applied to development on the site. 

It is expected this would result in a monetary contribution of approximately $925,000, assuming a 
development cost of approximately $92.5 million. 
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5.2 Application of section 7.11 and section 7.12 contributions 

The offer could include a provision that the monetary contribution be provided instead of providing 
a section 7.11 or section 7.12 contribution, that is, section 7.11 and section 7.12 contributions be 
excluded from applying to development on the site enabled by the planning proposal. This is 
possible under section 7.4(3) of the Environmental Planning and Assessment Act 1979.  

Excluding the application of section 7.11 and section 7.12 contributions to development on the site 
enabled by the planning proposal is reasonable as the monetary contribution offered is greater than 
the contribution required under Council’s existing Section 94 Contributions Plan 2002 (June 2008 
Amendment). It will also provide greater certainty at the planning proposal stage about the 
contributions that will be received at the development application stage. 

5.3 Timing of payment 

The offer could include payment of the monetary contribution prior to the issue of an occupation 
certificate.  

This is consistent with the Productivity Commission’s recommendation resulting from its review in 
2020 of the NSW infrastructure contributions system, as accepted by the Government in March 2021. 
It is also consistent with the Environmental Planning and Assessment (Local Infrastructure 
Contributions – Timing of Payments) Direction 2020 that was introduced as a temporary measure in 
response to the COVID-19 pandemic. 

5.4 Affordable housing contribution 

The offer could include payment of a contribution equivalent to the value of 3 per cent of proposed 
residential floor space. 

This is consistent with the City of Sydney for 3 per cent of all residential floor space in Central Sydney 
to be required as affordable housing, or an equivalent contribution, but it is less than the 5 per cent 
of new residential floor space as affordable housing proposed in Council’s Draft Edgecliff Commercial 
Centre Planning and Urban Design Strategy. 

Central Sydney is considered to provide a good comparator as both areas typically have high land 
and construction costs for residential development. 

We understand from discussions that the provision of 5 per cent of new residential floor space for 
affordable housing (or an equivalent monetary contribution) would have a significant financial 
impact on the development.  

As noted, under Environmental Planning Assessment (Planning Agreements) Direction 2019 councils 
are required to consider various matters, including whether the consent authority for the 
development application is authorised by a local environmental plan to impose an affordable 
housing condition on a grant of development consent to the application and whether it is proposed 
that the planning agreement provide for affordable housing (including by making a monetary 
contribution for that purpose) instead of local infrastructure contributions that may be imposed 
under section 7.11 or section 7.12 of the Act. 
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If Council indicates a preference for affordable housing to be provided at more than 3 per cent of 
all residential floor space, the offer could be adjusted so that this is fully offset against the monetary 
contribution offered instead of local infrastructure contributions under section 7.11 and section 7.12 
of the Act. 

The equivalent monetary contribution towards affordable housing required in Central Sydney is  
$10,588 per square metre of residential floor space. This applies until July 2022 and is then subject 
to indexation. If this rate is applied to the proposed development on the subject site, the contribution 
towards affordable housing would be approximately $1.78 million. This assumes an FSR of 3.3:1 and 
a total residential floor space of 5,613 square metres. 

5.5 Other terms 

As noted, other terms of the planning agreement would be agreed during drafting but would be 
expected to be generally in accordance with Council’s standard requirements and planning 
agreement template. 

6. Conclusion 

The potential offer includes payment of a monetary contribution calculated at 1 per cent of the 
development cost and the provision of affordable housing calculated at 3 per cent of all residential 
floor space. The monetary contribution would be provided instead of section 7.11 and section 7.12 
contributions and would be payable prior to the issue of an occupation certificate. It is estimated this 
would result in a combined monetary contribution of approximately $2.705 million. 

An offer on the above basis, on our view, is considered reasonable and broadly consistent with 
existing NSW policies and practices including approaches used by other councils that have similarly 
high land values and have amended their LEPs to enable affordable housing contributions. The total 
resultant total contribution is also significantly greater than the contribution payable under Council’s 
existing section 7.11 (formerly section 94) development contributions plan. 

If you require any further information about this matter, please do not hesitate to contact me on 
0423 943 232 or at Jonathon@glnplanning.com.au. 

Yours faithfully 

GLN PLANNING PTY LTD 
 

JONATHON CARLE 
PRINCIPAL INFRASTRUCTURE PLANNER 
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Anka Property Group
Review of Feasibility Analysis Outcomes

136-148 New South Head Road, 
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© 2022 This Report has been prepared by CBRE Pty Ltd (CBRE) for Woollahra Municipal Council (WMC). The Report is 
of a confidential nature and should not be given to any other party or used for any other purpose. Neither the whole nor 
any part of this Report nor any reference to it may be included in any other document without the prior written consent 
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In preparing the Report, CBRE have relied upon information provided by WMC and other sources. Except as expressly 
provided, we have not carried out any separate verification of the information provided or sourced. Neither CBRE nor 
its executives warrant or represent that the information relied upon to prepare this Report is complete or accurate nor 
has it been audited. 

To the extent that this Report includes any statement as to a future matter, statement(s) are provided as an estimate 
and / or opinion based upon the information known to CBRE at the date of preparing this Report. CBRE does not 
warrant that such statements are or will be accurate or correct. Any act, statement or opinion made or provided by 
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process or the value at the time of sale. CBRE does not accept any legal liability or responsibility for any cost, loss or 
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Given the limitations of our analysis, the report should only be one input into, and not be relied upon solely, for any 
decision regarding the market process. This Report is not and does not purport to be a formal valuation of any subject 
property and should not be relied upon as such.
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INTRODUCTION

Executive Summary

Land Values – Analysis Outcomes
 Based upon comparable market evidence, we estimate the land value of the 

Site on an ‘as is’ basis with current planning controls is in the range 
$20.95m to $23.57m.

 This equates to land value range of $8,000/sqm to $9,000/sqm for 
permissible GFA. The Consultant’s land value estimate on an ‘as is’ basis 
falls within this range, albeit at the lower end.

 Subject to detailed feasibility analysis, CBRE analysis indicates a similar land 
value range per sqm GFA would apply to the Site post-rezoning (i.e. 
$8,000/sqm to $9,000/sqm). On this basis and assuming permissible GFA 
of 8,830sqm (proposed scheme seeking 5.0:1 FSR), we estimate the Site 
could yield $70.64m - $79.47m on an ‘as-if rezoned’ basis. 

 The Consultant’s report estimates a post rezoning residual land value for 
the Site of $33.05m equating to a rate of $3,792/sqm of permissible GFA 
(under the Proponent’s proposed scheme). This is considerably below 
market evidence for development site transactions in Edgecliff and 
surrounding suburbs including Potts Point, Rose Bay, and Double Bay.

 In this context, we recommend further discussion with the Proponent to 
understand any potential constraints that may be significantly impacting 
land value relating to this Property relative to other market comparable 
transactions (including the Proponent’s acquisition of the Site which 
reflected a significant premium to market). 

Feasibility Analysis - Review
 Gross realisation assumptions within HillPDA feasibility analysis appear 

conservative, which would impact their residual land value outcome. CBRE’s 
market analysis for residential unit developments indicates that an average 
gross realisable value for the project could be in the vicinity of $25,000/sqm 
NSA to $27,500/sqm NSA, in particular, noting potential city/water views 
from upper levels of this project in an ‘as-if-rezoned’ scenario. 

 The Proponent’s feasibility analysis adopts an average unit sale rate in the 
vicinity of $20,000/sqm NSA to $23,000/sqm NSA.

 In this regard, we note the Proponent’s post rezoning land value estimate is 
significantly below market evidence for development site transactions in 
the area..

 Aside from residential GR estimates, subject to more detailed analysis, the 
remaining feasibility assumptions adopted by the Proponent appear to be 
within a reasonable range based upon a cursory review and benchmarks 
available to CBRE. 

 Compared to CBRE benchmarking of similar mixed use development 
projects, the Project IRR of 16% and pre-finance development margin of 
24.2% appear to be within a reasonable range for a project of this nature 
and scale. 

Item Proponent CBRE

Proponent land acquisition value (historic) $35.50m n/a

‘As-is’ value estimate $20.952m $20m to $24m

‘As-if rezoned’ value estimate $33.05m $70m - $80m 



Confidential & Proprietary | © 2022 CBRE, Inc. 5

INTRODUCTION

Background Context
 CBRE has been engaged by Woollahra Municipal Council (Council) to 

provide an independent peer review of Hill PDA Consulting’s Feasibility 
Analysis of 136-148 New South Head Road, Edgecliff (Site). 

 We understand that Council are seeking guidance as to the reasonableness 
of the analysis to ascertain an indicative pre and post rezoning value of the 
Site to support VPA negotiations with Anka Property Group (Proponent).

 The Proponent has submitted a planning proposal to Council to redevelop 
the Site into 41 residential apartments, 311sqm of retail floorspace, and 
2,299sqm of commercial floorspace. 

 As part of Council’s VPA policy, a monetary contribution may be payable by 
the developer to Council relating to a ‘value uplift’ in land values.

 The Proponent is contending Council’s VPA policy stating that the ‘value 
uplift’ requirements are contrary to DPIE’s demonstrated position on value 
capture in relation to planning proposals of new developments. 
Consideration of this matter is outside of the scope of CBRE’s engagement.

 We note that CBRE has not been provided with detailed designs or 
floorplans in relation to either an ‘as-is’ or ‘as-if-rezoned’ development of 
the Site, and as-such, our analysis is based upon broad planning framework 
assumptions and is necessarily subject to further more detailed analysis 
upon receipt of detailed plans and other consultant input.

Scope of Services
 Market Analysis of comparable development site sale transactions and 

residential apartment sales in Edgecliff and relevant comparable suburbs.

 Cursory review of Hill PDA’s feasibility analysis as supplied by Council, with 
regard to key assumptions and conclusions reached by the Proponent’s 
consultant.

 Comment on the reasonableness of market assumptions that drive the 
outcomes of the Feasibility Analysis.

 Apply the outcomes of our independent review to provide an indicative site 
appraisal on a ‘as-is’ and post rezoning (assuming Proponent’s proposed 
development scheme) basis.

Limitations
 The advice contained within this report does not constitute a formal 

valuation of the Property and our advice is based on information provided 
by Council or the Proponent unless stated otherwise. The advice herein is 
subject to all content, issues, assumptions, disclaimers, qualifications, and 
recommendations throughout. This consultancy advice may only be relied 
upon by Council for the purpose for which we were engaged. 

 This confidential document is for the sole use of persons directly provided 
with it by CBRE. Use by, or reliance upon this document by anyone other 
than the above mentioned is not authorised by CBRE and CBRE is not liable 
for any loss arising from such unauthorised use or reliance. 
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Item Description

Address
136-148 New South Head Road, Edgecliff

Lot Plan
1/DP663495, 1/DP1092694, A/DP443992 

B/DP443992, 

Land Area 1,766sqm

Planning 
Assumptions

Current Planning 
Framework

Proponent’s Proposed 
Development Scheme

Zoning B4 Mixed Use B4 Mixed Use

Floor Space Ratio 
(FSR)

1.5:1 4.99:1

Permissible Gross 
Floor Area (GFA)

2,649sqm 8,716sqm

Building Height 14.5m
12 storeys (height not 

specified)

INTRODUCTION

Site Overview
136-148 New south 
Head Road, Edgecliff

We understand the Proponent acquired the Site in 
2020-2021 in four separate lots with the intent of 
amalgamating the lots and redeveloping into a 
mixed use project comprising residential, retail, and 
commercial floorspace.

The Site is situated at 136-148 New South Head 
Road, Edgecliff. New South Head Road is a key 
arterial road for the eastern suburbs of Sydney. 

The Site is adjacent to Edgecliff Station and 
currently has residential and commercial 
improvements. Located in an elevated position, we 
have assumed a residential development would 
benefit from City / water views in particular at the 
upper levels of the project.

Proponent’s Site Purchase Summary

Site Purchase Price
$35.50m (purchased in 4 transactions 

between May-20 & Aug-21)

Purchase Price ($/GFA) (with 
current permissible FSR)

$13,401/sqm GFA

Purchase Price ($/Land Area) $20,102/sqm Land Area
Image: Nearmap



Market Analysis2
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Site Appraisal Outcomes

CBRE
Land Value (as-is):
• CBRE estimate a rate per square metre of permissible GFA for the Site (based on 

comparable sales evidence) of: $8,000/sqm - $9,000/sqm.

• Total ‘as-is’ value assuming permissible GFA of 2,649sqm: $20m - $24m

Land Value (post rezoning):
• Assuming 5.0:1 FSR, equivalent to 8,830sqm developable GFA (as per Council’s 

notes):, the total ‘as-if rezoned’ value is estimated at approximately: $70m -
$80m

• Value assumes Proponent’ has paid land value uplift development contribution 
associated with VPA prior to gazettal. 

HillPDA Consulting
Land Value (as-is):
• Assumed rate per square metre of permissible GFA: $8,000/sqm

• Total value assuming permissible GFA of 2,619sqm: $20.95m

Land Value (post rezoning):
• The Proponent’s Consultant has performed a residual land value analysis 

where they have stated that the land value under an ‘uplift scenario’ to be 
$33.05m. 

• This is equivalent to a rate of $3,792/sqm of permissible GFA assuming the 
developable GFA of 8,719sqm (as per Consultant's report)

Key TakeawaysMARKET ANALYSIS

Land Values - Key 
takeaways and 
comparison

• HillPDA adopted value for the ‘as-is’ scenario is at the lower end of CBRE’s 
indicative value estimate. 

• HillPDA have adopted a post rezoning value which appears to be 
significantly below development site sales comparable market evidence.

• We consider 80-84 & 90 New South Head Road and 488-492 Old South 
Head Road as leading indicators of land value for the Site. Both of these 
comparable sites have similar land area to the subject Site and are located 
along arterial roadways. 

• We also note the additional height gained through the planning proposal 
should positively support gross realisation values for residential units in an 
‘as-if-rezoned’ scenario relative to an ‘as-is’ planning framework scenario. 

• Gross realisation assumptions within HillPDA feasibility analysis appear 
conservative, which would impact their residual land value outcome. CBRE’s 
market analysis for residential unit developments indicates that an average 
gross realisable value for the project could be in the vicinity of $25,000/sqm 
NSA to $27,500/sqm NSA, in particular, noting potential city/water views 
from upper levels of this project in an ‘as-if-rezoned’ scenario. 

• The Proponent has not provided the operating model for the residual land 
value analysis nor detailed plans for the project, hence, we are unable to 
comment on the integrity of the outputs and outcomes are subject to 
further more detailed feasibility analysis.
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MARKET ANALYSIS

80-84 & 90 New South Head Road & 9 & 15A Mona Road

 Key comparable transaction to the Proponent’s 
Site due to proximity, size, and nature of 
proposed scheme. 

 The site was sold with existing Development 
Consent (DA 2/2017) for the construction of a 
part 4 and part 7 storey building comprising 4 
retail suites and 36 residential units, as well as 
basement parking. CBRE has reviewed the DA 
to determine the proposed GFA for the site.

 The site was acquired by Fortis group, an 
established developer of luxury residential 
apartments in Sydney’s eastern suburbs.

Suburb
Edgecliff

Sale Date
Aug-20 

Land Area
1,065sqm**

Sale Price
$24,500,000

Zoning
B4 Mixed Use**

Sale Rate
$7,934/sqm GFA

FSR
2.9:1**

Proposed Units
24 residential units
+ 388sqm retail GFA

GFA
3,088sqm**

Land Value  per unit
$1.02m/unit

136-148 New South Head Road

 For the purpose of comparison, we have 
included the Proponent’s transaction of the 
Site.

 The Proponent has stated that they paid above 
market rates for the acquisition of the Site 
being a premium for site amalgamation.

 The Site did not have development consent at 
the time of acquisition.

 Heritage constraints exist on parts of the Site.

Suburb
Edgecliff

Sale Date
Aug-21 

Land Area
1,766sqm*

Sale Price
$35,500,000

Zoning
B4 Mixed Use

Sale Rate
$13,401/sqm GFA

FSR
1.5:1

Proposed Units
56 equivalent units

GFA
2,649sqm*

Land Value  per unit
$0.87m/unit

Image: Nearmap Image: Fortis / AFR (Render)

80-84 & 90 New South Head Road
& 9 & 15A Mona Road

136-148 New South Head Road

* Land area as noted by Council in their review of the Feasibility Analysis is 1,766sqm. Hill PDA has 
prescribed  land area of 1,746sqm. For our analysis, we have adopted Council’s advice.

** Refers to DA 2/2017 stamped plans dated 30 Sept 2021.

MARKET ANALYSIS – DEVELOPMENT SITE TRANSACTIONS
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MARKET ANALYSIS

488-492 Old South Head Road

 Part of Caltex’s portfolio divestment, we 
understand the site was purchased by Fabcot, 
the development arm of Woolworths Group.

 DA has not been submitted for the site, 
however, we anticipate that a mixed use 
development will be proposed.

 The site is located along a key arterial road for 
the eastern suburbs, and is adjacent to 
neighbourhood retail & commercial properties 
on street front, and residential units above 
ground level.

 This site and the subject site have similar 
amenity, albeit considerably different 
development potential due to the lower FSR of 
the comparable property (assuming the 
proposed scheme is approved).

Suburb
Rose Bay

Sale Date
Dec-19

Land Area
1,561sqm

Sale Price
$21,000,000

Zoning
B4 Mixed Use

Sale Rate
$8,969/sqm GFA

FSR
1.5:1

Proposed Units
16 units assuming 
150sqm GFA/unit

GFA
2,342sqm

Land Value  per unit
$1.31k/unit

491 New South Head Road

 DA approved sale for development of 8 
residential apartments, and 845sqm 
developable GFA.

 Located in superior position to the subject 
property, and considerably smaller site area and 
potential development yield.

 The site is approximately 1.1km east of the 
subject Site.

 Neighbouring properties are older style walk 
apartment buildings up to 4 storeys.

 Proposed development (DA373/2021/1) to 
comprise 5 storey residential apartment 
building including 8 dwellings and basement 
carpark.

 Superior R3 zoning enables residential 
development to the ground floor. As such, we 
anticipate a lower rate per sqm GFA for the 
subject property.

Suburb
Double Bay

Sale Date
May-21 

Land Area
655sqm

Sale Price
$8,800,000

Zoning
R3 Medium Density 
Residential

Sale Rate
$10,411/sqm GFA

FSR
1.3:1

Proposed Units
8 residential units

GFA
845sqm

Land Value  per unit
$978k/unit

Image: NearmapImage: Fortis / AFR (Render)

80-84 & 90 New South Head Road
& 9 & 15A Mona Road

136-148 New South Head Road

Image: Architectural render

488-492 Old South Head Road

Image: Nearmap

MARKET ANALYSIS – DEVELOPMENT SITE TRANSACTIONS



Marmont – 319 New 
South Head Road

 Boutique luxury residential apartment building completed in
2021 and developed by Fortis Group.

 Development is located in a super position relative to the
subject property being close to the heart of Double Bay which
commands a price premium.

 The development is smaller scale with larger floor plates
across two and three bed units appealing to downsizer and
young family markets that are prominent in the area.

 We do not expect the proposed scheme will achieve this level
of average sale rate as the proposed development scheme is
considered to be in an inferior location with a greater level of
impact from New South Head Road traffic / noise on lower
level units.

Unit # NSA (sqm) Bedrooms Bath Car Sale Price Sale Date
Sale Rate 

($/sqm NSA)

4 156 3 3 2 $2.22m 22-Nov-21 $14,245/sqm

2 87 2 2 2 $2.89m 25-Oct-21 $33,206/sqm

3 99 2 2 2 $2.75m 30-Jul-21 $27,778/sqm

1 87 3 2 2 $3.10m 17-Jun-21 $35,632/sqm

5 99 2 2 2 $2.80m 16-Jun-21 $28,283/sqm

8 156 3 2 2 $4.80m 5-May-21 $30,769/sqm

7 88 2 2 2 $2.75m 4-May-21 $31,250/sqm

Marmont - 319 New South Head Road, Double Bay NSW 2028

Beds Car Sample Count Avg. NSA
Avg. Sale Rate 
($/sqm NSA)

Avg. Unit Price

2 2 4 93 $29,997/sqm $2.80m

3 2 3 133 $25,369/sqm $3.38m

Source: RPData

Sale Rate:
$27,500 - $32,500/sqm
Superior location, presold c. 2019 

MARKET ANALYSIS – UNIT SALES



Elements – 240 New 
South Head Road

 Residential apartment build over 5 storeys comprising one,
two, and three bedroom units.

 Unique corner site that was approved for 4.0:1 FSR.
Surrounding properties have FSR restrictions of 1.3:1 and 2.0:1
on the opposing side of New South Head Road.

 The building is located 260m east of the subject site and
benefits from similar access to retail offerings and public
transport.

 Most recent sales of 1 & 2 bedroom units in the range $16,500-
$18,000/sqm depending largely on whether the unit has a car
space.

 Proposed development scheme expected to achieve
comparably higher sale range.

 We anticipate the subject project to trade at a premium to this
comparable noting pre-sales for the comparable we transacted
in 2016 and hence is considered aged.

Unit # NSA (sqm) Bedrooms Bath Car Sale Price Sale Date
Sale Rate 

($/sqm NSA)

9 52 1 1 1 $0.94m 14-Oct-21 $17,981/sqm

6 52 1 1 - $0.86m 11-Feb-20 $16,538/sqm

3 51 1 1 - $0.85m 23-Nov-19 $16,667/sqm

15 105 2 2 1 $1.80m 11-Oct-19 $17,143/sqm

11 50 1 1 - $0.90m 23-Aug-19 $18,000/sqm

2 51 1 1 - $0.76m 18-Apr-19 $14,902/sqm

16 105 2 1 - $1.85m 18-Apr-19 $17,619/sqm

17 107 3 2 2 $3.10m 18-Apr-19 $28,972/sqm

8 52 1 1 1 $1.13m 11-Apr-19 $21,635/sqm

12 52 1 1 1 $1.00m 13-Mar-19 $19,231/sqm

7 52 1 1 - $0.90m 14-Feb-19 $17,308/sqm

13 52 1 1 - $1.08m 3-Mar-16 $20,673/sqm

Elements - 240 New South Head Road, Edgecliff NSW 2027

Beds Car Sample Count Avg. NSA
Avg. Sale Rate 
($/sqm NSA)

Avg. Unit Price

1 - 6 51 $17,354/sqm $0.89m

1 1 3 52 $19,615/sqm $1.02m

2 - 1 105 $17,619/sqm $1.85m

2 1 1 105 $17,143/sqm $1.80m

3 2 1 107 $28,972/sqm $3.10m

Source: RPData

Sale Rate:
$17,500 - $19,500/sqm 
aged stock, presold 2016

MARKET ANALYSIS – UNIT SALES



Encore – 18-28 Neild 
Avenue, Darlinghurst

 5 storey residential apartment development comprising 40
apartments located on Neild Avenue, just off New South Head
Road in Darlinghurst/Rushcutter’s Bay.

 Development was completed in 2019 with sample of sales
being secondary sales.

 Superior location in terms of distance to city, and has
comparable access to amenity and transport being close to
Kings Cross Station and the Eastern Distributor.

 Presold in 2017 on the tail end of a period of market highs, and
as such is considered aged project.

 We anticipate the subject project to trade at a premium to this
comparable noting pre-sales for the comparable we transacted
in 2017 and hence is considered aged.

Unit # NSA (sqm) Bedrooms Bath Car Sale Price Sale Date
Sale Rate 

($/sqm NSA)

G05 97 2 2 1 1,585,000 29-Oct-21 $16,340/sqm

103 52 1 1 - 905,000 1-Sep-21 $17,404/sqm

307 54 1 1 - 890,000 7-Jul-21 $16,481/sqm

203 50 1 1 - 783,075 1-Jul-21 $15,662/sqm

302 57 1 1 - 980,000 14-May-21 $17,193/sqm

403 119 3 2 2 2,530,000 26-Mar-21 $21,261/sqm

G03 93 2 2 1 2,000,000 10-Mar-21 $21,505/sqm

109 68 2 1 - 1,405,000 27-Feb-21 $20,662/sqm

G02 79 2 2 1 1,200,000 20-Jan-21 $15,190/sqm

Encore - 18-28 Neild Avenue, Darlinghurst

Beds Car Sample Count Avg. NSA (sqm)
Avg. Sale Rate 
($/sqm NSA)

Avg. Unit Price

1 - 4 53sqm $16,705/sqm $0.89m

2 - 1 68sqm $20,662/sqm $1.41m

2 1 3 90sqm $17,788/sqm $1.60m

3 2 1 119sqm $21,261/sqm $2.53m

Source: RPData

Sale Rate:
$17,000 - $21,000/sqm
Aged stock, presold c. 2017

MARKET ANALYSIS – UNIT SALES



The Hensley – 37-41 
Bayswater Road

 Boutique 38-unit residential development situated 
approximately 1.1km west of the subject Site near to Kings 
Cross.

 Project completed in 2020, pre-sales commenced 2016-2017, 
hence aged project values.

 The project overlooks Rushcutters Bay and is walking distance 
to Kings Cross train station..

 Potentially superior location being closer to the CBD, albeit 
with similar access to amenity, retail, and transport 
infrastructure.

 Overall the subject Site is considered inferior as it is located on 
an arterial roadway, and is further from the CBD. However, the 
transaction values for the comparable project reflect pre-sales 
in 2016-17, and are aged. 

Sale Rate:
$25,000 - $30,000/sqm (with parking)
Aged stock, presold 2016-17

MARKET ANALYSIS – UNIT SALES
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29th of April 2022

Anka Property Group
Review of Feasibility Analysis Outcomes

136-148 New South Head Road, 
Edgecliff, NSW 2027

CONFIDENTIAL DRAFT



© 2022 This Report has been prepared by CBRE Pty Ltd (CBRE) for Woollahra Municipal Council (WMC). The Report is 
of a confidential nature and should not be given to any other party or used for any other purpose. Neither the whole nor 
any part of this Report nor any reference to it may be included in any other document without the prior written consent 
of CBRE.

In preparing the Report, CBRE have relied upon information provided by WMC and other sources. Except as expressly 
provided, we have not carried out any separate verification of the information provided or sourced. Neither CBRE nor 
its executives warrant or represent that the information relied upon to prepare this Report is complete or accurate nor 
has it been audited. 

To the extent that this Report includes any statement as to a future matter, statement(s) are provided as an estimate 
and / or opinion based upon the information known to CBRE at the date of preparing this Report. CBRE does not 
warrant that such statements are or will be accurate or correct. Any act, statement or opinion made or provided by 
CBRE with respect to the value of any asset or property (“Opinion”) should not in any way be construed or relied upon 
as a representation, recommendation or guarantee of the price which may be achieved at the conclusion of a market 
process or the value at the time of sale. CBRE does not accept any legal liability or responsibility for any cost, loss or 
damage incurred by the use of or reliance on or interpretation of any of the information including without limitation, the 
Opinion. 

Subject to any law to the contrary and to the maximum extent permitted by law, CBRE and its employees disclaim all 
liability for any loss or damage suffered or incurred by a person acting or relying on the information provided in, or 
omitted from this Report.

Given the limitations of our analysis, the report should only be one input into, and not be relied upon solely, for any 
decision regarding the market process. This Report is not and does not purport to be a formal valuation of any subject 
property and should not be relied upon as such.

Disclaimer
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INTRODUCTION

Executive Summary

Land Values – Analysis Outcomes
 Based upon comparable market evidence, we estimate the land value of the 

Site on an ‘as is’ basis with current planning controls is in the range 
$20.95m to $23.57m.

 This equates to land value range of $8,000/sqm to $9,000/sqm for 
permissible GFA. The Consultant’s land value estimate on an ‘as is’ basis 
falls within this range, albeit at the lower end.

 CBRE analysis indicates a similar land value range per sqm GFA would 
apply to the Site post-rezoning (i.e. $8,000/sqm to $9,000/sqm). On this 
basis and assuming permissible GFA of 8,830sqm (proposed scheme 
seeking 5.0:1 FSR), we estimate the Site could yield $70.64m - $79.47m on 
an ‘as-if rezoned’ basis. 

 The Consultant’s report estimates a post rezoning residual land value for 
the Site of $33.05m equating to a rate of $3,792/sqm of permissible GFA 
(under the Proponent’s proposed scheme). This is considerably below 
market evidence for development site transactions in Edgecliff and 
surrounding suburbs including Potts Point, Rose Bay, and Double Bay.

 In this context, we recommend further discussion with the Proponent to 
understand any potential constraints that may be significantly impacting 
land value relating to this Property relative to other market comparable 
transactions (including the Proponent’s acquisition of the Site which 
reflected a significant premium to market). 

Feasibility Analysis - Review
 Gross realisation assumptions within HillPDA feasibility analysis appear 

conservative, which would impact their residual land value outcome. CBRE’s 
market analysis for residential unit developments indicates that an average 
gross realisable value for the project could be in the vicinity of $25,000/sqm 
NSA to $27,500/sqm NSA, in particular, noting potential city/water views 
from upper levels of this project in an ‘as-if-rezoned’ scenario. 

 The Proponent’s feasibility analysis adopts an average unit sale rate in the 
vicinity of $20,000/sqm NSA to $23,000/sqm NSA.

 In this regard, we note the Proponent’s post rezoning land value estimate is 
significantly below market evidence for development site transactions in 
the area..

 Aside from residential GR estimates, the remaining feasibility assumptions 
adopted by the Proponent appear to be within a reasonable range based 
upon a cursory review and benchmarks available to CBRE. 

 Our residual land value analysis mostly adopts the assumption set provided 
by HillPDA, with the notable exception of residential & commercial sale 
values. 

 Our analysis indicates a residual land value for the site of $61m - $70m or 
equivalently $7,000sqm - $8,000sqm of GFA under the proposed 
development scheme.

Item Proponent CBRE

Proponent land acquisition value (historic) $35.50m n/a

‘As-is’ value estimate $20.952m $20m to $24m

‘As-if rezoned’ value estimate $33.05m (residual land value analysis) $61m - $70m (residual land value analysis)
$71m - $80m (dev site comparable basis)



Confidential & Proprietary | © 2022 CBRE, Inc. 5

INTRODUCTION

Background Context
 CBRE has been engaged by Woollahra Municipal Council (Council) to 

provide an independent peer review of Hill PDA Consulting’s Feasibility 
Analysis of 136-148 New South Head Road, Edgecliff (Site). 

 We understand that Council are seeking guidance as to the reasonableness 
of the analysis to ascertain an indicative pre and post rezoning value of the 
Site to support VPA negotiations with Anka Property Group (Proponent).

 The Proponent has submitted a planning proposal to Council to redevelop 
the Site into 41 residential apartments, 311sqm of retail floorspace, and 
2,299sqm of commercial floorspace. 

 As part of Council’s VPA policy, a monetary contribution may be payable by 
the developer to Council relating to a ‘value uplift’ in land values.

 The Proponent is contending Council’s VPA policy stating that the ‘value 
uplift’ requirements are contrary to DPIE’s demonstrated position on value 
capture in relation to planning proposals of new developments. 
Consideration of this matter is outside of the scope of CBRE’s engagement.

Scope of Services – Relevant to this Report
 Market Analysis of comparable development site sale transactions and 

residential apartment sales in Edgecliff and relevant comparable suburbs.

 Review of Hill PDA’s feasibility analysis as supplied by Council, with regard 
to key assumptions and conclusions reached by the Proponent’s 
consultant.

 Complete a residual land value analysis based on the development scheme 
provided by Council & the Proponent’s architect, comparing key outcomes 
and analysis drivers.

 Apply the outcomes of our independent review to provide an indicative site 
appraisal on a ‘as-is’ and post rezoning (assuming Proponent’s proposed 
development scheme) basis.

Limitations
 The advice contained within this report does not constitute a formal 

valuation of the Property and our advice is based on information provided 
by Council or the Proponent unless stated otherwise. The advice herein is 
subject to all content, issues, assumptions, disclaimers, qualifications, and 
recommendations throughout. This consultancy advice may only be relied 
upon by Council for the purpose for which we were engaged. 

 This confidential document is for the sole use of persons directly provided 
with it by CBRE. Use by, or reliance upon this document by anyone other 
than the above mentioned is not authorised by CBRE and CBRE is not liable 
for any loss arising from such unauthorised use or reliance. 
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Item Description

Address
136-148 New South Head Road, Edgecliff

Lot Plan
1/DP663495, 1/DP1092694, A/DP443992 

B/DP443992, 

Land Area 1,766sqm

Planning 
Assumptions

Current Planning 
Framework

Proponent’s Proposed 
Development Scheme

Zoning B4 Mixed Use B4 Mixed Use

Floor Space Ratio 
(FSR)

1.5:1 4.99:1

Permissible Gross 
Floor Area (GFA)

2,649sqm 8,716sqm

Building Height 14.5m
12 storeys (height not 

specified)

INTRODUCTION

Site Overview
136-148 New south 
Head Road, Edgecliff

We understand the Proponent acquired the Site in 
2020-2021 in four separate lots with the intent of 
amalgamating the lots and redeveloping into a 
mixed use project comprising residential, retail, and 
commercial floorspace.

The Site is situated at 136-148 New South Head 
Road, Edgecliff. New South Head Road is a key 
arterial road for the eastern suburbs of Sydney. 

The Site is adjacent to Edgecliff Station and 
currently has residential and commercial 
improvements. Located in an elevated position, we 
have assumed a residential development would 
benefit from City / water views in particular at the 
upper levels of the project.

Proponent’s Site Purchase Summary

Site Purchase Price
$35.50m (purchased in 4 transactions 

between May-20 & Aug-21)

Purchase Price ($/GFA) (with 
current permissible FSR)

$13,401/sqm GFA

Purchase Price ($/Land Area) $20,102/sqm Land Area
Image: Nearmap



Market Analysis2
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Site Appraisal Outcomes

CBRE
Land Value (as-is):
• CBRE estimate a rate per square metre of permissible GFA for the Site (based on 

comparable sales evidence) of: $8,000/sqm - $9,000/sqm.

• Total ‘as-is’ value assuming permissible GFA of 2,649sqm: $20m - $24m

Land Value (post rezoning):
• Assuming 5.0:1 FSR, equivalent to 8,830sqm developable GFA (as per Council’s 

notes):, the total ‘as-if rezoned’ value is estimated at approximately: $70m -
$80m

• Value assumes Proponent’ has paid land value uplift development contribution 
associated with VPA prior to gazettal. 

HillPDA Consulting
Land Value (as-is):
• Assumed rate per square metre of permissible GFA: $8,000/sqm

• Total value assuming permissible GFA of 2,619sqm: $20.95m

Land Value (post rezoning):
• The Proponent’s Consultant has performed a residual land value analysis 

where they have stated that the land value under an ‘uplift scenario’ to be 
$33.05m. 

• This is equivalent to a rate of $3,792/sqm of permissible GFA assuming the 
developable GFA of 8,719sqm (as per Consultant's report)

Key TakeawaysMARKET ANALYSIS

Land Values - Key 
takeaways and 
comparison

• HillPDA adopted value for the ‘as-is’ scenario is at the lower end of CBRE’s 
indicative value estimate. 

• HillPDA have adopted a post rezoning value which appears to be 
significantly below development site sales comparable market evidence.

• We consider 80-84 & 90 New South Head Road and 488-492 Old South 
Head Road as leading indicators of land value for the Site. Both of these 
comparable sites have similar land area to the subject Site and are located 
along arterial roadways. 

• We also note the additional height gained through the planning proposal 
should positively support gross realisation values for residential units in an 
‘as-if-rezoned’ scenario relative to an ‘as-is’ planning framework scenario. 

• Gross realisation assumptions within Hill PDA feasibility analysis appear 
conservative, which would impact their residual land value outcome. CBRE’s 
market analysis for residential unit developments indicates that an average 
gross realisable value for the project could be in the vicinity of $25,000/sqm 
NSA to $27,500/sqm NSA, in particular, noting potential city/water views 
from upper levels of this project in an ‘as-if-rezoned’ scenario. 
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MARKET ANALYSIS

80-84 & 90 New South Head Road & 9 & 15A Mona Road

 Key comparable transaction to the Proponent’s 
Site due to proximity, size, and nature of 
proposed scheme. 

 The site was sold with existing Development 
Consent (DA 2/2017) for the construction of a 
part 4 and part 7 storey building comprising 4 
retail suites and 36 residential units, as well as 
basement parking. CBRE has reviewed the DA 
to determine the proposed GFA for the site.

 The site was acquired by Fortis group, an 
established developer of luxury residential 
apartments in Sydney’s eastern suburbs.

Suburb
Edgecliff

Sale Date
Aug-20 

Land Area
1,065sqm**

Sale Price
$24,500,000

Zoning
B4 Mixed Use**

Sale Rate
$7,934/sqm GFA

FSR
2.9:1**

Proposed Units
24 residential units
+ 388sqm retail GFA

GFA
3,088sqm**

Land Value  per unit
$1.02m/unit

136-148 New South Head Road

 For the purpose of comparison, we have 
included the Proponent’s transaction of the 
Site.

 The Proponent has stated that they paid above 
market rates for the acquisition of the Site 
being a premium for site amalgamation.

 The Site did not have development consent at 
the time of acquisition.

 Heritage constraints exist on parts of the Site.

Suburb
Edgecliff

Sale Date
Aug-21 

Land Area
1,766sqm*

Sale Price
$35,500,000

Zoning
B4 Mixed Use

Sale Rate
$13,401/sqm GFA

FSR
1.5:1

Proposed Units
56 equivalent units

GFA
2,649sqm*

Land Value  per unit
$0.87m/unit

Image: Nearmap Image: Fortis / AFR (Render)

80-84 & 90 New South Head Road
& 9 & 15A Mona Road

136-148 New South Head Road

* Land area as noted by Council in their review of the Feasibility Analysis is 1,766sqm. Hill PDA has 
prescribed  land area of 1,746sqm. For our analysis, we have adopted Council’s advice.

** Refers to DA 2/2017 stamped plans dated 30 Sept 2021.

MARKET ANALYSIS – DEVELOPMENT SITE TRANSACTIONS
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MARKET ANALYSIS

488-492 Old South Head Road

 Part of Caltex’s portfolio divestment, we 
understand the site was purchased by Fabcot, 
the development arm of Woolworths Group.

 DA has not been submitted for the site, 
however, we anticipate that a mixed use 
development will be proposed.

 The site is located along a key arterial road for 
the eastern suburbs, and is adjacent to 
neighbourhood retail & commercial properties 
on street front, and residential units above 
ground level.

 This site and the subject site have similar 
amenity, albeit considerably different 
development potential due to the lower FSR of 
the comparable property (assuming the 
proposed scheme is approved).

Suburb
Rose Bay

Sale Date
Dec-19

Land Area
1,561sqm

Sale Price
$21,000,000

Zoning
B4 Mixed Use

Sale Rate
$8,969/sqm GFA

FSR
1.5:1

Proposed Units
16 units assuming 
150sqm GFA/unit

GFA
2,342sqm

Land Value  per unit
$1.31k/unit

491 New South Head Road

 DA approved sale for development of 8 
residential apartments, and 845sqm 
developable GFA.

 Located in superior position to the subject 
property, and considerably smaller site area and 
potential development yield.

 The site is approximately 1.1km east of the 
subject Site.

 Neighbouring properties are older style walk 
apartment buildings up to 4 storeys.

 Proposed development (DA373/2021/1) to 
comprise 5 storey residential apartment 
building including 8 dwellings and basement 
carpark.

 Superior R3 zoning enables residential 
development to the ground floor. As such, we 
anticipate a lower rate per sqm GFA for the 
subject property.

Suburb
Double Bay

Sale Date
May-21 

Land Area
655sqm

Sale Price
$8,800,000

Zoning
R3 Medium Density 
Residential

Sale Rate
$10,411/sqm GFA

FSR
1.3:1

Proposed Units
8 residential units

GFA
845sqm

Land Value  per unit
$978k/unit

Image: NearmapImage: Fortis / AFR (Render)

80-84 & 90 New South Head Road
& 9 & 15A Mona Road

136-148 New South Head Road

Image: Architectural render

488-492 Old South Head Road

Image: Nearmap

MARKET ANALYSIS – DEVELOPMENT SITE TRANSACTIONS



Marmont – 319 New 
South Head Road

 Boutique luxury residential apartment building completed in
2021 and developed by Fortis Group.

 Development is located in a super position relative to the
subject property being close to the heart of Double Bay which
commands a price premium.

 The development is smaller scale with larger floor plates
across two and three bed units appealing to downsizer and
young family markets that are prominent in the area.

 We do not expect the proposed scheme will achieve this level
of average sale rate as the proposed development scheme is
considered to be in an inferior location with a greater level of
impact from New South Head Road traffic / noise on lower
level units.

Unit # NSA (sqm) Bedrooms Bath Car Sale Price Sale Date
Sale Rate 

($/sqm NSA)

4 156 3 3 2 $2.22m 22-Nov-21 $14,245/sqm

2 87 2 2 2 $2.89m 25-Oct-21 $33,206/sqm

3 99 2 2 2 $2.75m 30-Jul-21 $27,778/sqm

1 87 3 2 2 $3.10m 17-Jun-21 $35,632/sqm

5 99 2 2 2 $2.80m 16-Jun-21 $28,283/sqm

8 156 3 2 2 $4.80m 5-May-21 $30,769/sqm

7 88 2 2 2 $2.75m 4-May-21 $31,250/sqm

Marmont - 319 New South Head Road, Double Bay NSW 2028

Beds Car Sample Count Avg. NSA
Avg. Sale Rate 
($/sqm NSA)

Avg. Unit Price

2 2 4 93 $29,997/sqm $2.80m

3 2 3 133 $25,369/sqm $3.38m

Source: RPData

Sale Rate:
$27,500 - $32,500/sqm
Superior location, presold c. 2019 

MARKET ANALYSIS – UNIT SALES



Elements – 240 New 
South Head Road

 Residential apartment build over 5 storeys comprising one,
two, and three bedroom units.

 Unique corner site that was approved for 4.0:1 FSR.
Surrounding properties have FSR restrictions of 1.3:1 and 2.0:1
on the opposing side of New South Head Road.

 The building is located 260m east of the subject site and
benefits from similar access to retail offerings and public
transport.

 Most recent sales of 1 & 2 bedroom units in the range $16,500-
$18,000/sqm depending largely on whether the unit has a car
space.

 Proposed development scheme expected to achieve
comparably higher sale range.

 We anticipate the subject project to trade at a premium to this
comparable noting pre-sales for the comparable we transacted
in 2016 and hence is considered aged.

Unit # NSA (sqm) Bedrooms Bath Car Sale Price Sale Date
Sale Rate 

($/sqm NSA)

9 52 1 1 1 $0.94m 14-Oct-21 $17,981/sqm

6 52 1 1 - $0.86m 11-Feb-20 $16,538/sqm

3 51 1 1 - $0.85m 23-Nov-19 $16,667/sqm

15 105 2 2 1 $1.80m 11-Oct-19 $17,143/sqm

11 50 1 1 - $0.90m 23-Aug-19 $18,000/sqm

2 51 1 1 - $0.76m 18-Apr-19 $14,902/sqm

16 105 2 1 - $1.85m 18-Apr-19 $17,619/sqm

17 107 3 2 2 $3.10m 18-Apr-19 $28,972/sqm

8 52 1 1 1 $1.13m 11-Apr-19 $21,635/sqm

12 52 1 1 1 $1.00m 13-Mar-19 $19,231/sqm

7 52 1 1 - $0.90m 14-Feb-19 $17,308/sqm

13 52 1 1 - $1.08m 3-Mar-16 $20,673/sqm

Elements - 240 New South Head Road, Edgecliff NSW 2027

Beds Car Sample Count Avg. NSA
Avg. Sale Rate 
($/sqm NSA)

Avg. Unit Price

1 - 6 51 $17,354/sqm $0.89m

1 1 3 52 $19,615/sqm $1.02m

2 - 1 105 $17,619/sqm $1.85m

2 1 1 105 $17,143/sqm $1.80m

3 2 1 107 $28,972/sqm $3.10m

Source: RPData

Sale Rate:
$17,500 - $19,500/sqm 
aged stock, presold 2016

MARKET ANALYSIS – UNIT SALES



Encore – 18-28 Neild 
Avenue, Darlinghurst

 5 storey residential apartment development comprising 40
apartments located on Neild Avenue, just off New South Head
Road in Darlinghurst/Rushcutter’s Bay.

 Development was completed in 2019 with sample of sales
being secondary sales.

 Superior location in terms of distance to city, and has
comparable access to amenity and transport being close to
Kings Cross Station and the Eastern Distributor.

 Presold in 2017 on the tail end of a period of market highs, and
as such is considered aged project.

 We anticipate the subject project to trade at a premium to this
comparable noting pre-sales for the comparable we transacted
in 2017 and hence is considered aged.

Unit # NSA (sqm) Bedrooms Bath Car Sale Price Sale Date
Sale Rate 

($/sqm NSA)

G05 97 2 2 1 1,585,000 29-Oct-21 $16,340/sqm

103 52 1 1 - 905,000 1-Sep-21 $17,404/sqm

307 54 1 1 - 890,000 7-Jul-21 $16,481/sqm

203 50 1 1 - 783,075 1-Jul-21 $15,662/sqm

302 57 1 1 - 980,000 14-May-21 $17,193/sqm

403 119 3 2 2 2,530,000 26-Mar-21 $21,261/sqm

G03 93 2 2 1 2,000,000 10-Mar-21 $21,505/sqm

109 68 2 1 - 1,405,000 27-Feb-21 $20,662/sqm

G02 79 2 2 1 1,200,000 20-Jan-21 $15,190/sqm

Encore - 18-28 Neild Avenue, Darlinghurst

Beds Car Sample Count Avg. NSA (sqm)
Avg. Sale Rate 
($/sqm NSA)

Avg. Unit Price

1 - 4 53sqm $16,705/sqm $0.89m

2 - 1 68sqm $20,662/sqm $1.41m

2 1 3 90sqm $17,788/sqm $1.60m

3 2 1 119sqm $21,261/sqm $2.53m

Source: RPData

Sale Rate:
$17,000 - $21,000/sqm
Aged stock, presold c. 2017

MARKET ANALYSIS – UNIT SALES



The Hensley – 37-41 
Bayswater Road

 Boutique 38-unit residential development situated 
approximately 1.1km west of the subject Site near to Kings 
Cross.

 Project completed in 2020, pre-sales commenced 2016-2017, 
hence aged project values.

 The project overlooks Rushcutters Bay and is walking distance 
to Kings Cross train station..

 Potentially superior location being closer to the CBD, albeit 
with similar access to amenity, retail, and transport 
infrastructure.

 Overall the subject Site is considered inferior as it is located on 
an arterial roadway, and is further from the CBD. However, the 
transaction values for the comparable project reflect pre-sales 
in 2016-17, and are aged. 

Sale Rate:
$25,000 - $30,000/sqm (with parking)
Aged stock, presold 2016-17

MARKET ANALYSIS – UNIT SALES



Residual Land Value 
Analysis 

3



Confidential & Proprietary | © 2022 CBRE, Inc. 16

RESIDUAL LAND VALUE ANALYSIS

Background Context of Analysis
 CBRE has been engaged by Council to perform a Residual Land Value 

Analysis (18th of March 2022) in order to ascertain the reasonableness of 
the Proponent’s estimate of the land value uplift for the property based on 
a 5.0:1 FSR and proposed development scheme.

 The methodology used by Hill PDA to estimate the residual land value and 
land value uplift is a discounted cashflow analysis (DCF) of the proposed 
development scheme cashflows. 

 The methodology relies on setting a ‘Target Project IRR for the developer 
to achieve whilst adjusting the ‘Residual Land Value‘ input. 

 CBRE has been provided with architectural plans completed by Group GSA 
for the development which has been relied upon to establish the floor 
space outcomes of this analysis.

 CBRE has also relied upon cost estimates for ancillary development costs 
as described in the Hill PDA feasibility analysis. E.g. statutory costs, land 
holding, demolition, substation, heritage restoration etc.

 CBRE’s analysis considers revised revenue drivers including increased 
residential sale rates. The full suite of assumptions are outlined in following 
pages.

 This analysis assumes a hypothetical developer that may otherwise acquire 
and develop the site rather than a specific cashflow mapping of the 
Proponent’s costs incurred to date and forecast cashflows.

Limitations of Analysis
 This analysis does not constitute a formal valuation of the Property and our 

advice is based on information provided by Council unless stated otherwise. 

 CBRE’s analysis relies on assumption set outlined in the Hill PDA report and 
as advised by Council.

 For the purpose of this analysis indicative cost estimates have been relied 
upon - CBRE has not reviewed QS estimates for the scheme. Detailed cost 
estimates may provide a more considered estimate of the residual land 
value.
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RESIDUAL LAND VALUE 

Proposed 
Development Scheme

Item Amount

Total GFA 8,723 sqm

Residential GFA 5,872 sqm

Commercial GFA 2,851 sqm

Dwelling Type Units Avg Unit NSA (sqm)

1 Bed Units 9 60 sqm

2 Bed Units 18 107 sqm

3 Bed Units 12 157 sqm

Penthouses 2 294 & 314 sqm

Total 41 c. 4,958 sqm

Average Unit Size 
(NSA)

121 sqm

Image: GSA Group - Architect render

 GSA Group scheme is a mixed use development
comprising 8 residential levels from level 4 up, and 4
floors of commercial from ground level.

 The plans provide for 3 levels of basement parking
split in use between the commercial floorspace and
residential. 83 car spaces have been provided for in
the design.
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RESIDUAL LAND VALUE 

Analysis Outcomes
 When CBRE’s revised assumption set is applied (i.e. increased residential and commercial

sale values) the residual land value increases to $7,000 - $8,000 sqm of GFA.

 This analysis affirms that the residual land value proposed by the Proponent is impacted
considerably by the residential unit sale rate assumptions.

 In further explanation of the delta between development site transaction evidence and the
residual land value analysis, market transactions for development sites typically occur on a
deferred settlement basis which alleviates the cost to a developer (financing costs) in
carrying the property through the planning process. This improves the Project IRR which in
turn may result in higher purchase price being paid for such development site properties.

 Running the modelling on a deferred settlement basis our estimates indicate a residual land
value range of $8,000 - $9,000 sqm of GFA which aligns with market evidence for
development site sales in the area.

 It is CBRE’s view that the estimated land value ranges proposed in both the market analysis
and residual land value analysis are conservative and may achieve higher rates if the site
was to be sold in the current market.

 Noting the material difference between CBRE and Hill PDA’s estimates of residual land
value, it is advised that where Council and the Proponent cannot come to an agreement on
this matter, a third party independent valuation be completed for the property for the
purpose of VPA negotiations.

Item Hill PDA CBRE Model

Description
Feasibility outcomes as 

provided by Hill PDA
CBRE feasibility model with 

revised assumptions

Residual Land Value
(current dollars)

$33.05m $61m - $70m

Residual Land Value Rate 
($/sqm GFA)

$3,792 sqm GFA $7,000 – $8,000 sqm GFA

Target Project IRR 16.0% 15.0%

Residential Sale Rate
(current $) incl. GST

$20,000 - $23,000 sqm $27,500 sqm

Commercial Floorspace Value $15,000 sqm $20,000 sqm
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RESIDUAL LAND VALUE 

CBRE Development 
Program

 As previously noted, Hill PDA has stated the development period modelled
comprises 18 months lead in period for development approval and planning
plus an additional 3 months to secure pre-commitments to the commercial
floor space and achieve 60% presales on the residential units. This is
followed by a 19 month construction period.

 CBRE’s total development program from land acquisition to practical
completion is 39 months with land acquisition and DA planning occurring in
the initial 18 month period. This is in alignment with the Proponent’s overall
stated program.

 Note: typically development sites are sold on a deferred settlement basis
subject to planning consent. If that were to be the case in this analysis the
land settlement would occur in Jul-24 and has significant impacts on the
Project IRR.

 It has been assumed that the residential units will have all sold by PC of the
project. Market evidence suggests strong take up in recent months of
comparable off the plan developments in surrounding suburbs.

 The development timeline proposed is considered a conservative estimate
and provides small delay buffers relating to the DA & planning process, as
well as construction delays that may arise (e.g. inhibiting ground conditions
& remediation, complexities of being adjacent to New South Head Road,
etc.)

 A 24 month stabilisation period for the commercial office has been provided
for before divesting out of the asset. This is to ensure that the asset value is
maximised and the asset can be transacted as a going concern.
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Land Acquisition Jan-23 Jan-23 1 1 - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Planning Jan-23 Dec-23 12 1 1 1 1 1 1 1 1 1 1 1 1 - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Selling / Leasing Period Jan-24 Jun-24 6 - - - - - - - - - - - - 1 1 1 1 1 1 - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Site Preparation Jul-24 Dec-24 6 - - - - - - - - - - - - - - - - - - 1 1 1 1 1 1 - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Built Form Construction Jan-25 Mar-26 15 - - - - - - - - - - - - - - - - - - - - - - - - 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 - - - - - - - - - - - - - - - - - - - - - - - -

Commercial Lease Period Apr-26 Mar-28 24 - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1
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RESIDUAL LAND VALUE 

Feasibility Model Assumption Set

Hill PDA CBRE

Residential Sale Rate
(current $/sqm) incl. GST

$20,000 -
$23,000 sqm

$27,500 sqm

Commercial Capital Value
(current $/sqm NLA)

$15,000 sqm $20,000 sqm

Residential construction cost rate 
($/sqm GFA)
(current $)

$4,200 sqm $4,200 sqm

Commercial construction cost rate 
($/sqm GFA)
(current $)

$3,700 sqm $3,700 sqm

Basement parking (83 spaces) 
(current $)

$75,000 per 
space

$75,000 per space

Development Program 39 months 40 months

Target Project IRR 16.0% 15.0%

Affordable housing contribution 
(% of resi GR)

3.0% 5.0%

Construction contingency 
(% of construction costs)

5.0% 5.0%

Selling & Marketing costs 2.5% 2.5%

 Key points of difference between CBRE modelling and Hill PDA are the revenue rates applied. The
residential sale rate applied by Hill PDA is considerably lower than CBRE estimates.

 Likewise, CBRE’s analysis provides for a greater value of commercial floor space on a $/sqm basis.
The commercial space is also assumed to be stabilised and fully tenanted after two years. At this
point the asset is sold as a going concern at comparable market value. It is unclear from the Hill
PDA analysis whether this has been assumed. It has been noted in their report that the commercial
space is to be delivered as a cold shell rather than incurring costs such as fitout incentives and
leasing fees that may support the sale value. This may partially explain the discounting in capital
value.

 CBRE’s analysis also considers 5% Affordable Housing contribution as advised by Council
compared to the Proponent’s 3%. Increasing the Affordable Housing Contribution has a direct flow
on to the land value of the property as the developer is incurring costs to deliver the assets on
Council’s behalf.

 CBRE analysis also includes cost escalation estimates as per RLB forecasts for Sydney, and
revenue escalation in the range of 5.0% - 6.0%. Hill PDA’s analysis excludes any escalation.
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RESIDUAL LAND VALUE 

Feasibility Model 
Cashflows
 Cashflow summary of CBRE’s feasibility model is

provided in the across table.

 Note that that the figures presented are nominal
amounts that have had escalation applied where
appropriate.

 Cashflow summary is based on an indicative residual
land value of $7,400 sqm. Noting CBRE has conducted
sensitivity analyses of revenue drivers, escalation, and
costs to arrive at the indicative range of $7,000 -
$8,000 sqm of GFA residual land value.

FY23 FY24 FY25 FY26 FY27 FY28

Gross Realisation (incl. GST) $221.38m - - - $164.13m - $57.24m

Less: GST ($20.13m) - - - ($14.92m) - ($5.20m)

Less: Affordable Housing ($8.21m) - - - ($8.21m) - -

Less: Selling Fees ($3.86m) - - ($0.33m) ($2.95m) - ($0.57m)

Less: Marketing Costs ($1.11m) - - ($1.11m) - - -

Net Revenue $188.09m - - ($1.44m) $138.05m - $51.47m

Net Rental Income $3.61m - - - $0.30m $1.51m $1.80m

Leasing Fees ($0.42m) - - - ($0.42m) - -

Net Operating Income $3.19m - - - ($0.12m) $1.51m $1.80m

Land Payments ($64.55m) ($64.55m) - - - - -

Site preparation costs ($11.63m) - - ($11.63m) - - -

Built Form Construction ($40.64m) - - ($10.44m) ($30.19m) - -

Land Holding Costs ($1.08m) - - ($1.08m) - - -

Fitout Incentive ($4.53m) - - ($1.16m) ($3.36m) - -

Professional fees & Other development costs ($6.34m) ($0.98m) ($1.95m) ($1.95m) ($1.46m) - -

Construction Contingency ($2.84m) - - ($1.16m) ($1.68m) - -

Total Development Costs ($131.61m) ($65.52m) ($1.95m) ($27.43m) ($36.70m) - -

Net Cash Flow $59.67m ($65.52m) ($1.95m) ($28.87m) $101.24m $1.51m $53.27m

Project IRR 15.00%

Pre-finance development profit $52.89m
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	© 2022 This Report has been prepared by CBRE Pty Ltd (CBRE) for Woollahra Municipal Council (WMC). The Report is of a confidential nature and should not be given to any other party or used for any other purpose. Neither the whole nor any part of this Report nor any reference to it may be included in any other document without the prior written consent of CBRE.��In preparing the Report, CBRE have relied upon information provided by WMC and other sources. Except as expressly provided, we have not carried out any separate verification of the information provided or sourced. Neither CBRE nor its executives warrant or represent that the information relied upon to prepare this Report is complete or accurate nor has it been audited. ��To the extent that this Report includes any statement as to a future matter, statement(s) are provided as an estimate and / or opinion based upon the information known to CBRE at the date of preparing this Report. CBRE does not warrant that such statements are or will be accurate or correct. Any act, statement or opinion made or provided by CBRE with respect to the value of any asset or property (“Opinion”) should not in any way be construed or relied upon as a representation, recommendation or guarantee of the price which may be achieved at the conclusion of a market process or the value at the time of sale. CBRE does not accept any legal liability or responsibility for any cost, loss or damage incurred by the use of or reliance on or interpretation of any of the information including without limitation, the Opinion. ��Subject to any law to the contrary and to the maximum extent permitted by law, CBRE and its employees disclaim all liability for any loss or damage suffered or incurred by a person acting or relying on the information provided in, or omitted from this Report.��Given the limitations of our analysis, the report should only be one input into, and not be relied upon solely, for any decision regarding the market process. This Report is not and does not purport to be a formal valuation of any subject property and should not be relied upon as such.�
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